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al City of Maple Grove l Assessing Department 
2022 Local Board of Appeal and Equalization 

- Staff Report 
Petitioner # 104 
Property Owner(s): Holiday Stationstores, LLC 

Property Address: 13303 Bass Lake Rd 

PID #: 34-119-22-43-0008 

Market Value 

Assessment Year 2022 $1,569,400 
Assessment Year 2021 $1,480,100 
Assessment Year 2020 $1,480,100 

Sale: I February 1, 2021 $2,000,000 Unqualified Sale 

Assessor Recommendation: 
No Change 

Appraiser: Last Inspection Date: 

Kelsey Tur June 26, 2017 

Comments: 

PETITIONERS CONCERNS 

Petitioner has concerns regarding the increase in their estimated market value and they would like 
to appeal their value before the Local Board of Appeal and Equalization. The property owner has 
provided a cost-based valuation of the subject property and is requesting a value reduction to 
$1,029,129 based on their analysis. The petitioner's cost analysis appears at the end of this report. 

DESCRIPTION OF THE SUBJECT 

The subject property is a 4,872 square foot convenience market with fuel built in 2007. The 
property is located near the intersection of Interstate 494 and Bass Lake Road. The property sits on 
.95 acres of land in the Wedgewood neighborhood. 

The 2022 assessed value is $1,569,400 or $322.13 per square foot of gross building area. 

COMPARABLE SALES INFORMATION 

(1) A service station with fuel located in Maple Grove that was built in 1971 containing a gross 
building area of 3,256 square feet. The comparable sold on October 13, 2021 for $1,209,406 or 
$3 71.44 per square foot. The location of this store is highly visible off of Highway 169. 

(2) A convenience market with fuel located in Lino Lakes that was built in 1999 containing a gross 
building area of 6,000 square feet. The comparable sold on December 23, 2020 for $1,815,000 or 
$302.50 per square foot. The location of this store is off of Highway 35W, but is not directly off 
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the highway via off-ramp. 

(3) A convenience market with fuel located in Andover that was built in 2004 containing a 
gross building area of 8,341 square feet. The comparable sold on January 7, 2020 for 
$2,155,000 or $258.36 per square foot. The location of this store is not off of a main highway 
and does not have traffic counts as high as stores off of main highways. 

CONCLUSION 

The 2022 assessed value of $1,569,400 or $322.13 per square foot of gross building area is 
well supported by the comparable sales at $371.44, $302.50, and $258.36 per square foot of 
gross building area. Comparable sale information is located on pages 8-13 in this report. The 
subject property is valued at market value and is equalized with other similar convenience 
markets with fuel within Maple Grove. The location of this store is highly visible off of 
Interstate 494 which contributes to the value. 

While we believe using market sales is the most reliable way to value this property, a cost 
analysis was also completed by the Assessor's Office. Our cost analysis indicates a building 
value of $921,000 and a land value of $914,000 for a total value of $1,835,400. The land value 
used in this cost analysis is based on land sales in this area which indicate a value of $22.00 per 
square foot. This cost analysis supports the 2022 assessed value. The cost analysis completed 
by the Assessor's Office is located on page 14 of this report. 

The petitioner has appealed most Holiday stations in Hennepin County and has provided a 
cost analysis of the property, but did not supply sale comparables. The value indicated by the 
petitioner's cost analysis is $539,439 for the improvements and $489,690 for the land for a 
total value of$1,029,129. The petitioner's cost analysis appears at the end of this report. 

There are quite a few differences between the Assessor's Office cost analysis and the 
petitioner's cost analysis including the following: 
(1) The petitioner is using square footage of 920 for the carwash, the actual square footage 

per our measurements is 1,530. 
(2) The petitioner is using a quality class of C-A verage. We are of the opinion that the 

quality class of this building is C-Good. Using a quality class of C-Good does increase 
the cost per square foot significantly. 

(3) The petitioner is using a land value that we are unsure of how they arrived to the value, 
as there was no supporting documentation provided. We are using a land value that is 
based on comparable commercial land sales within the City of Maple Grove that indicate 
a value of $22.00 per square foot. 

Based on the comparable sales and the cost analysis, we are recommending no change to the 
2022 assessed value. 
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Previous Value Adjustments/Board Appearance: 

Subject Data Summary 

PID #: 
Buildings on File: 
Property Name: 
Property Address: 

34-l 19-22-43-0008 

Multiple Address: 
Lot/Block: 
Addition: 
Legal(120): 
Owner(s): 
Property Classification: 
2022 EMV: 
2021 EMV: 
2020 EMV: 
EMV/GBA: 
Lot Size: 
Zoning: 
Gross Office Area Percent: 
Building Use: 
# Stories: 
Avg Story Height: 
Avg Clear Height: 
Actual Year Built: 
Effective Year Built: 
Renovated Year: 
First Floor Area: 
Gross Building Area: 
Basement: 
Parking: 

Holiday Station Store 
13303 Bass Lake Rd 
Maple Grove, MN 55311 
No 
001/001 
Pondview Addition 

Holiday Stationstores, LLC 
Commercial 
1,569,400 
1,480,100 
1,480,100 
322.13 
41,564 Sq.Ft. / .95Acres 
B 
55% 
419- Convenience Market (With Fuel)/! 00% 
I 
15 
13 
2007 
2007 

4,872 
4,872 
No 
Parking-Surface 
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Additional Subject Photos 

2022 Board of Appeal and Equalization 5 Petitioner # I 04 



Subject Sketch 
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Subject Location Map and Sketch 

2022 Board of Appeals and Equalization 7 Petitioner # 104 





Comparable Sale #1 

Property Type: 
Location: 
Property Address: 
PID Number: 

Service Station (with fuel) 
Maple Grove 
9601 63rd Avenue N. 
36-119-22-44-0031 

Service Station (with fuel) 

Year Built: 1971 Sale Price: 

Gross Building Area: 

Number of Stories: 

3,256 sf Sale Date: 

Sale Price Per SF of 
Gross Building Area 

$1,209,406 

October 13, 2021 

$371.44 
Building Site: 1.00 acres 
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Comparable Sale #1 Aerial 
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Comparable Sale #2 

Property Type: 
Location: 
Property Address: 
PID Number: 

Convenience Market (with fuel) 
Lino Lakes 
7601 Lake Drive 
08-31-22-43-0013 

Convenience Market (with fuel) 

Year Built: 1999 Sale Price: $1,815,000 

Gross Building Area: 

Number of Stories: 

6,000 sf Sale Date: 

Sale Price Per SF of 
Gross Building Area 

December 23, 2020 

$302.50 
Building Site: 16.73 acres 

2022 Board of Appeals and Equalization 10 Petitioner# l 04 



Comparable Sale #2 Aerial 
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Comparable Sale #3 

Property Type: 
Location: 
Property Address: 
PIO Number: 

Convenience Market (with fuel) 
Andover 
15246 Bluebird St. NW 
23-32-24-32-0022 

Convenience Market (with fuel) 

Year Built: 2004 Sale Price: $2,155,000 

Gross Building Area: 

Number of Stories: 

8,341 sf Sale Date: 

Sale Price Per SF of 
Gross Building Area 

January 7, 2020 

$258.36 
Building Site: 1.15 acres 
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Comparable Sale #3 Aerial 
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Assessor's Cost Approach Analysis 

04/19/2022 Detailed Report Page: I 

Estimate Number: 
Building Name: Holiday #2 

Section 1 

Occupancy 
69% Convenience Market 
31% Car Wash - Automatic 
Total Area 
Number of Stories (Section) 
Perimeter 
Effective Age (years) 

Components 
Mezzanines: 

Mezzanines-Office 
Sprinklers: 

Wet Sprinklers 
Custom Components: 

Gas station canopy 

Cost as of 07/2021 

Basic Structure 
Base Cost 
Exterior Walls 
Heating & Cooling 
Sprinklers 

Wet Sprinklers 
Mezzanine 

Mezzanines-Office 
Miscellaneous Basic Structure 

Gas station canopy 
Basic Structure Cost 
Less Depreciation 

Physical & Functional 
Depreciated Cost 

Class 
Masonry bearing walls 
Masonry bearing walls 
: 4872 

292 
15 

Height 
15.00 
14.00 

Rank 
4.00 
3.00 

'nits/% Other 

594 

100% 

2,500 

Total Cost Less Total Cost 
Units Unit Cos New Depreciation Depreciated 

4,872 161.4 6 786,633 161,338 625,295 
4,872 30.12 146,745 30,097 116,648 
4,872 18.72 91,204 18,706 72,498 

4,872 6.40 31,181 6,395 24,786 

5 94 70.37 41,800 8,573 33,227 

2,500 24.42 61,050 12,521 4 8,529 
4,872 237.81 1,158,613 237,630 920, 983 

20.5% 237,630 920,983 
4,872 189.04 '3,93 

Cost Data by Marshall & Swift 
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Information Provided by the Petitioner 




